City Planning Commission Meeting CPC Deadline: 01/04/2015
Tuesday, December 9, 2014 Council Deadline: None
Council District: B — Cantrell

PRELIMINARY STAFF REPORT

To: City Planning Commission Prepared by: Stephen Kroll
and Leslie Alley
Design Review: 150/14 Date: December 2, 2014

Applicant:  South Market District B1, LLC

Request: This is a request to permit the demolition of one (1) two-story, stuccoed, brick
masonry structure located in the Central Business District, as required by Section 26-

2 of the Code of the City of New Orleans.

Zoning: CBD-5 Central Business District

Location: Square 274, Lot 3 or 4 or 22, in the First Municipal District, bounded by South
Rampart, Girod, and Julia Streets and O’Keefe Avenue. The municipal address is 730

South Rampart Street. (PD 1A)

Proposal: The subject site is a single lot fronting on South Rampart Street between Girod and
Julia Streets in the Central Business District. The lot has a width of25°-3”, adepth of
95°-3”, and an area of approximately 2,405 square feet. The site is developed with a
mid-19" century two-story, masonry structure that was historically used for
commercial purposes. The structure has most recently been used for television
broadcasts by WDSU, which called the structure the “Dat Shack”. The structure
occupies the front portion of the lot and features a balcony which extends over the
adjacent South Rampart Street sidewalk. To its rear is a recently-constructed covered,

unenclosed deck, which occupies most of the remainder of the lot.

The site is located on Square 274, which is currently planned for re-developed with
two mixed-use buildings as part of the larger South Market District development.
This portion of the development is named the Beacon. The Beacon’s first phase
includes the portion of the square nearest Girod Street, which is to be developed with
a 171,892 square foot mixed-use building providing first floor commercial space and
upper floor residential units. The subject structure at 730 South Rampart Street is
located adjacent to the footprint of this Phase 1 building. However, a portion of the
subject structure’s foundation encroaches onto the Phase 1 property. That
encroachment will severely affect the construction of the Phase 1 building’,

according to the applicant.

! This construction is permitted under building permit #14-17089-NEWC.
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The subject structure is primarily within the footprint of the Beacon’s planned second
phase. According to the applicant, this second building is currently in pre-conceptual
design. The Phase 2 conceptual package indicates that the subject structure was
originally anticipated to be proposed for demolition in conjunction with Phase 2 of
the development. However, the applicant must request the structure’s demolition
now to facilitate the construction of Phase 1, which has recently begun site
preparation and foundation work.

Surrounding Development and Zoning:

The subject site is located within the CBD-5 Central Business District, one of a number of fine-
grained CBD Central Business Districts covering the portion of the Central Business District
surrounding the Loyola Avenue corridor. The CBD-5 District covers a narrow stretch of land just to
the river-side of Loyola Avenue. It is bounded by Lafayette Street to the uptown side and the
Pontchartrain Expressway to the downtown side. The district varies in width, measuring three blocks
in width at its widest point (between Loyola Avenue and Baronne Street) and one block in width
(between South Rampart Street and O’Keefe Avenue) at its narrowest point. The district was
historically developed with a dense collection of two- and three-story industrial and commercial
structures. These structures were gradually demolished over the course of several decades since
World War II, as fully developed blocks were eventually replaced by surface parking lots that
increased the Central Business District’s capacity to accommodate employees and visitors traveling
to and from the CBD by car. As aresult, for the last few decades, the CBD-5 District has been nearly
entirely occupied by expansive surface parking lots. Most of these parking lots lack landscaping on-
site and within the public rights-of-way adjacent to them, as well as any fencing, walls, or other
improvements that would contribute to the presence of a built edge along their perimeters.

Until recently, these large surface parking lots included not only those lots occupying most of the
subject square, but also several of the surrounding squares, including those directly opposite Girod
Street and opposite the intersection of Girod and O’Keefe Streets. In the last few years, the applicant
has begun developing portions or the wholes of those squares for the sort of dense, mixed-use
development envisioned for the area by the City’s Master Plan. This development, called South
Market District, includes the Beacon development’s first phase, which is under construction, and
planned second phase as well as the Paramount building, a five-story mixed-use building containing
ground-level commercial space and upper-floor residences, which is currently under construction,
and the Park, a five-story building with ground-level commercial and upper parking levels, which is
currently under construction at the intersection of O’Keefe Avenue and Girod Street. It is envisioned
that South Market District will ultimately also include the structures on the adjacent square across
South Rampart Street from the subject site, which is now occupied entirely by surface parking lots.

In addition to the South Market District properties, the surrounding blocks include the Energy
Center, a late 20" Century skyscraper, which is located at the intersection of Lafayette and South
Rampart Streets, and a series of early 20" Century masonry structures lining the river-side of
O’Keefe Avenue. Included among these is a Rouse’s grocery store, which occupies a three-story
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masonry structure directly across O’Keefe Street from the site. That structure’s first floor is used for
the grocery’s retail purposes, while the upper floors are used for parking and storage. Since its
opening in late 2011, the grocery store has generated significant pedestrian traffic on the surrounding
streets, as it has attracted residents and employees in the Central Business District throughout
daytime and evening hours.

I Analysis

Section 26-2 of the City Code requires that the City Council consider the recommendation of the
City Planning Commission before making a determination to authorize the demolition of a structure
located within the Central Business District. The Code further requires that the City Planning
Commission recommendation be made as a result of a meeting among the staffs of the City Planning
Commission, the Historic District Landmarks Commission, and the Department of Safety and
Permits. This meeting was held on December 1, 2014. The recommendation is also based on an
evaluation of the architectural, historical, and urban design significance of the structure, the proposed
redevelopment plan, the length of time the site would remain undeveloped, and if a parking lot is
proposed, an evaluation of the area’s need for additional parking.

Architectural and Historical Significance

The subject structure is not located within a local or national historic district and is not designated as
a local or national landmark. The Historic District Landmarks Commission therefore has no
information as to its date of construction or other details as to its significance. It is a two-story
building and appears to have been built for and occupied by pedestrian-oriented commercial
businesses. The structure’s first floor facade features a doorway and a garage door, which may have
replaced earlier storefront windows. The second floor fagade features a pair of shuttered windows.
The rear of the site features a detached covered, unenclosed structure of recent construction that the
representative of the Department of Safety and Permits indicates was constructed without proper
permits.

Urban Design Significance

The staffs of the three agencies agree that the subject structure as it currently stands has has little
remaining architectural or historical significance. However, the subject structure does have urban
design significance as it is one of very few remaining examples of the 19" century structures that
historically defined this portion of the Central Business District.

Comments from the HDLC Staff
730 S. Rampart Street is a two bay, two-story, stuccoed, brick masonry, Classical Style building
likely constructed during the 1860’s. This building is the last remaining historic structure on the

square. The building has been altered, with the addition of a window opening at the ground floor and
an inappropriate gallery. South Rampart Street was once a thriving residential and commercial
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corridor well known for its contribution to the development of Jazz. According to local Jazz
historian Jack Stewart, “The building and the lot to the right of it are associated with the musical
Jiles family. They ran a radio, television, and music store at the site for many years. Drummers
Albert Jiles, Sr. (c.1878-c.1922), Albert Jiles, Jr. (1905-1964) and Clay Jiles (c.1880-1927) played
with many bands over the years including the Youka Brass Band, Chris Kelly, Lawrence Toca, Kid
Howard, the Young Morgan Band, Papa Celestin, Kid Clayton, Wooden Joe Nicholas, the Excelsior
Brass Band, Onward Brass Band and the Allen Brass Band.”

As evidenced by the 1951 Sanborn Insurance map, the second half of the twentieth century saw this
square, as well as every other nearby square fronting on S. Rampart Street, transformed from a
densely developed, intact neighborhood to a sea of unimproved asphalt parking lots dotted by the
occasional solitary building. Very little historic fabric remains on S. Rampart Street. Most of the
remaining historic structures exist due to their status as designated landmarks related to New Orleans
Jazz legacy. These buildings include 401-403 S. Rampart Street — the Eagle Saloon, 413-15 S.
Rampart Street — the Iroquois Theater, 427-31 S. Rampart Street — the Karnofsky Tailor Shop, and
445-49 S. Rampart Street — the Little Gem Saloon.
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While this building is significant as it relates to the development of Jazz and the urban history of S.
Rampart Street, it is undermined by its position as the last remaining historic building on the square,
an artifact devoid of the context necessary to impart meaning. The prevailing zoning for the area is
in gross contrast with the relatively diminutive historic structure, a situation that will lead to any and
all new development of the square overwhelming the structure should it be preserved. While the
staff of the HDLC agrees that the building is significant and should be saved, we cannot recommend
its inclusion in a redevelopment plan that will only diminish it.
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Re-development Plan

The petitioned structure is within the footprint of the Beacon development’s proposed second phase.
This second phase will occupy the remaining portion of the square that is not developed with the
Beacon’s first phase, so that the two phases together cover the entire square. The proposed Phase 2
footprint includes not only the site of the subject property, but also another structure at the 1011 Julia
Street, which is at the intersection of Julia and South Rampart Streets. The remainder of the proposed
Phase 2 footprint is currently developed with a series of surface parking lots.

The Phase 2 development is currently in a pre-conceptual design stage. A conceptual package dated
April, 2013 indicates that the Phase 2 building could have a 6-story low rise component along the
central portion of the square and a 15-story high rise component along Julia Street. That conceptual
package calls for ground-floor retail units, 250 upper-floor residential units, and 677 off-street
parking spaces. As the proposal is in an early stage, the Phase 2 development proposal is subject to
change and this description may not accurately described the ultimate development proposal. The
applicant’s representative estimates that construction on Phase 2 could begin in 2016; however, this
also is subject to change.

While the Phase 2 development is still in the early pre-design stage and highly subject to change, the
April, 2013 conceptual package indicates that the development is intended to redevelop the siteina
manner consistent with the mixed-use development objectives expressed in the City’s Master Plan,
which is called the “Plan for the 21 Century.” The surface parking lots that occupy the square will
be replaced with a mix of residential and commercial uses that will generate activity throughout
daytime and evening hours, creating the vibrant mixed-use environment envisioned by Master Plan.
Although the development plan calls for the demolition of the subject structure, which is not
individually significant but does reflect the historic development character of the area, the loss of this
structure is in the staff’s view off-set by the improvement of the larger development site through the
construction of the Phase 2 development.

Consistency with the Plan for the 21 Century

The structure’s demolition is intended to allow for the construction of both Phase 1 and Phase 2 of
the Beacon development. The proposed demolition and associated site re-development is consistent
with the Plan for the 21st Century, commonly known as the Master Plan. “Chapter 14: Land Use
Plan” of the Master Plan designates the future land use of the petitioned site as “Mixed-Use
Downtown.” The goal, range of uses, and development character for that designation are copied
below:

MIXED-USE DOWNTOWN
Goal: Support and encourage a vibrant, 24-hour live-work-play environment in the Central
Business District, and provide areas to support a high density office corridor.

Range of Uses: High density office, multifamily residential, hotel, government, institutional,
entertainment and retail uses. No new heavy or light industrial uses allowed.
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Development Character: The scale of new development will vary depending on location
within the CBD and will be determined by appropriate height and massing, particularly near
historic districts.

As the Beacon development is to contain a mix of residential and retail units, the development would
promote the Mixed-Use Downtown’s goal of creating a “live-work-play” environment, which is
characterized by residential and commercial uses, among other types of uses. The proposed
demolition is intended to allow for this proposed development and therefore should also be
considered to be consistent with the Mixed-Use Downtown Core Neighborhood designation.

Summary

The applicant proposes to demolish a 19th century, two-story, masonry structure on South Rampart
Street between Girod and Julia Streets. The structure, which is now surrounded by surface parking
lots, was historically used for commercial purposes and has most recently been used for television
broadcasts by WDSU. The entirety of the square, including the structure, a second historic structure
at South Rampart and Julia Streets, and the surrounding parking lots, are now proposed for
redevelopment with the South Market District’s mixed-use Beacon development. The Beacon’s first
phase has been permitted for development while the second phase is in an early planning stage and is
anticipated for construction in 2016.

The applicant requests the demolition of the petitioned structure because although the structure is not
within the footprint of the Beacon’s first phase, its foundation encroaches into the first phase
footprint and therefore interferes with the construction of that phase. The above ground portion of the
structure is in the footprint of the Beacon’s second phase. To allow for the construction of both
phases, the applicant requests the structure’s demolition. The staff supports the demolition because it
is part of a Jarger redevelopment effort that is consistent with the Master Plan and will once again
provide a vibrant mixed-use neighborhood on this square and the adjoining squares.

IL. Recommendation
The staff recommends APPROVAL of this demolition request.
III. Reasons for Recommendation

1. The structure’s demolition is required for the South Market District’s Beacon development.
The development proposal calls for the square, which is now occupied mostly by surface
parking lots, to be redeveloped with two structures providing a mix of commercial and
residential units, in addition to off-street parking facilities. This development will promote
the development goals identified for the site by the City’s Master Plan. This viable and
important development proposal justifies the demolition of this structure.
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2. While this building is significant as it relates to the development of Jazz and the urban
history of South Rampart Street, it is undermined by its position as the last remaining historic
building on the square, an artifact devoid of the context necessary to impart meaning.
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607 LARGE S12E
40% SMALL SIZE

677 SPACES (134 EXTRA)

\

1ST FLOOR PLAN - SCHEME 2
1" = 64

APRIL 2043



5 P s P a PRy - A N P o L [r23

SOUTH RAMPART STREET

| [T AL T o
B B T A
| gy BATTTTTTITITITITTTITT P NOT IN SCOPE m

o DL w

RETAIL MEZZANINE FLOOR PLAN - SCHEME 2
1" = 64’

APRIL 2013



e 28-0 . R 2 T2 d

SOUTH RAMPART STREET

| |[ T ETOTIIAMITITCCE S
I = TATTTNTNTAVINRRINTIN: = SR SN
e == IO | y
] EE K 9 g B == - '
=L

O'KEEFE STREET 2ND-4TH FLOOR RESIDENTIAL/
TYP_PARKING PLAN
EL. VARIES

UNIT TABULATIONS {LOW RISE) 5 STORY QVER 1 STORY RETAL UNIT TABULATIONS (HIGH RISE) 15 STORY OVER 1 STORY RETARL
UNIT TYPE NET AREA jUNIT COUNT % TOTAL AREA | UNIT TYPE NET AREA JUNIT COUNT 4 TOTAL AREA
18R 18A 700 SF 100 70% 71,760 SF 1BR 1BA £700 SF 58 54% 42,981 SF
28R 1BA +900 SF 15 10% 14,000 SF 2BR 1BA 1900 SF 26 23R 23,396 SF
28R 28A 211005F 25 20% 24,000 SF 2BR 2BA L11005F 26 23% 29,894 SF
TOTALS 140 100% 109,760 SF TOTALS 10 100% 96,273 SF
UNITS AVERAGE NET SF 784 SF UNITS AVERAGE NET SF 875 SF

2ND - 4TH FLOOR PLAN - SCHEME 2
1" = 64°

TIEN [ERSPIETE I FRE RN R APRIL 2013



pEd et Hop . g 74 A e S A 21 FRd

SOUTH RAMPART SIREET

ETTTTO T T
P2 BT L
E “w_____::_“_w:tz__:_Tﬁw ,,
T LR ), | w

5TH FLOOR PLAN - SCHEME 2
" = 64"

S U T APRIL 2013



€2 I 2t MY, P *er s Py Py ey L

SOUTH RAMPART STREET

DU

s =TT =
= D= NOT IN SCOPE
u_\::__:_:_:::_:_::::_

EL. VARIES

TOWER FLOOR PLAN - SCHEME 2
1" = 64’

et APRIL 2013




&

e et b ot sl F £ F e d KR 20090, ALze, o T, RIS
o
! ¥
) H
' 1
N 3
1 1
1 n
N 1
B N ¥
A v ?
N 1
1
— 1 '
kd
24 ! '
- ' !
ki o
b | v simenr = < ]
P '
i wesootn e P = = 1
F— = = [
RN ),
| Ve = e — :
4oy [ 7 = t
q 3 weor | [ e .
= a
b b !
ana e £ L]
E .
W, ParenC (33} SPY D

TOTAL PARKING 677

BUILDING SECTION - SCHEME 2
1” =64’

Sehre ey Db e APRIL 2013



ROLOMAL e U (04
j— s i 18 o1
LE-L2 ]
N o
ki [ 1 s [
- —
e oo by [
prov o s
g e

BUILDING SECTION - SCHEME 1 & 2
1" = 64’

bt L APRIL 2013




“"MASSING - SCHEME 2

APRIL 2013




VIEWS OF 730 S. RAMPART




N

I

> T,

S g
R Al
/u!l

2 H,Me%cc%hﬁ@.\\\ &

ki

g 1
7 et ) =/ m%wmw

; Y -
]
LRy

T
if o3 ff - 700

‘;1,. o
s
10
.
i,

rﬂ%ﬁu’m % M,. e, Lm“mm_ y: Q

n
)

m&ng
S

.
v
s

|

=T
==y
»Wx/ﬂﬂﬁ/&ﬂ!%/ / hﬁ.\
T
I

S ) .N/;M.\g i /J_;.-
- N y o 5 ) \Nl; : .,l'll y .l‘v','l..f
b e :..ﬂ...ll.NA ST 45 i
%Nﬁ% ! < 25y \oD&AJ\F\\M\mWLLGM\M\ hﬂ&\ .

!

SRafl
J ! Sy el

S

iy
— - $ 3 W WA

: Nﬂ«x;. \) \f\hxlr 'H.mem,m:.mnwu . \ o i

B G

~d s ,
e L O m\o

ey - L = \\ \mnflL
\M.w.hhrll..nﬂﬁ.%\\@ﬂ\rvf\r J y.ev,..viwu..ﬂxﬂ.ﬁir. 4 M.\m et = -

; F Sl %w e AN
2 PIOEESSE ] L) .erixwﬂw‘-xlpl\ e RO e J\
3 i) TN R ;

3
B

I W™
i PN
e L) N\

N

.

S

.._‘.\.Ufm\rv_..x (500

DR 150/14



R QO L6 & )
JA

s £ £ ¥ O £ oy M £ T # R ECE

:'\3 n, KRWFART %

":::iﬁ ELR

8 Brbnns e

. [
A .
b
e E
PR - 7 __EE;TI :::)(j:__
— T LS -
FE]
h
L @

TEEW

g

e z o oo .
BRI “Ii latnd s L) Ev. o
35
: [ - "> ,i; ﬁ{;! p
. . - N M [ 2~ 3

AT BT AT

wre R o
) cFr
L2 LS *— CARDNHELLET 3
¥
il S —
_ )

s

res

ol @ MLE
k4 { = e

e | DR 150/14




SQUARE 274
FIRST Emﬁﬁo%

PCADKNAT

ASPHALT

I{ — ——— 3 & bt & ot § S8 & Tty e & g 4 & by bt — ——, e —— 3 r— 0 St — ot & Tty & S S
i . S, RAMPART ~ STREET_
J— |..|.T| — H “
i i
! B s i o, At o o s U USRI —
w..k-..... v lIl'.l.llnIv.lld.qu.ﬂx.I“w/nrll‘nivl.IL.|'1...x.||.|||¢||.I||Z. lllllllll l«..fx.
B GuE e REE P2 el
b A !a..rﬁmﬁ_z .
N £ e 1 it X
! ] v o
| ALY T PR
.
2l I i
Y 3
_ ! ‘.
! PaRGRL PaRCR. PaRceL K pance.
I . o oAzl o 1 £
P N P ] : v
---tpmd % 3 Tz iy
@ ot !
o N
o a |
1= i
(=] i
.
< 5935 )
u = m 72258 T _
2, H ) . :
™ { | {
R ceL B-1 !
ey 3 z 5w v : i
H
i
' [T .
BRSSO N 064.2.0- ~ s oilofomw B pme hw o e e AN 0
= e :
. B = ARBNLA o O TSNS B :
FES s asd f T T T e T e e e e T P RS C Al IS i i gt i
ASPMALTY AOACWAY

e e e et e e s et e 2 s o 4+ 6o b e o

O'KEEEE .  AVENUE_

{fsrmerty Sryozes Steent)

e

B L L

o O L T L

s Amtamr oy

@tn
o)l before you dig.

ARV WL 63 4L A L) 2y

Topogrephke Survey of Squore 274
mode for Eskew Dumer Ripple Archilecis.

CANDOLFO XUHN, L)
v 1ot W
BT S B
Wiaa L vt
e eyt e e
T e aniE

TERmGIHI DINENIR DI 174 Y2 4

641-38;X~23~1

DR 150/14




oadiy-zun

£T0Z MYdY

DR 150/14



ez

rnd

b

JULIA STREET;

ARSSING STUBIES

730 S. RAMPART |

DR 150/14

er e s s L0 s e iy
i ’ d
e [
o o . - Sy [ :
" 1 1
= - :
p= - H ! '
s m '
o 7 H " v i
-ﬁ 4 % 3 bt - m m "
e 7 ik H . 3
7 ) d b ]
3 i 4 R 1
o o " 4 . S :
It | 3
o T i m IN.SCOPE - .
=Ty ) ! ! )
ey } S
a — W 1
pu— Y ; 1
L ~ | | :
oL M o o q ." X ; "
i . a : s
v, psi N 0 i 1
i) i 1
o -] O, a o q H 3
t
s L T T . -
(i
PTION s 1ST_FLOOR_RETA
O'KEEFE STREET i L 0-0
Y
SHE AREA 73,800 SF. (1.69 ACRES) TOTAL PARKING REQUIRED 543 SPACES & _ ~v — _ ._ _ _ _ _ _ ._ J H
TOTAL NUMBER QOF UNIIS 250 UNITS RETAL PARKING 3 SPACES/1000sf 268 SPACES 1, : !
TOTAL HEIGHT 137'~4 RESIDENTIAL PARKING 1.1/UNIT 275 SPACES ! ! !
TOTAL STORIES 5 STORY OVER 1 STORY RETAL _ ! a
14 STORY QVER 1 STORY RETAIL PARKING SIZE G07Z LARGE SIZE —\ N :
407% SMALL SIZE = —
RETAIL 48,202 SF 1ST FLOOR TOTAL PARKING PROVIDED 677 SPACES (134 EXTRA) y - A
41,788 SF uzz B N
RETAIL TOTAL 89,490 SF . _ L
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1ST FLOOR PLAN - SCHEME 2
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QPTION B O'KEEFE STREET 2ND~4TH FLOOR RESIDENTIAL/

UNIT TABULATIONS (LOW RISE) 5 SIORY OVER 1 SIORY REJALL UNIT TABULATIONS (HIGH RISE) 15 SIORY OVER 1 SIQRY RETAL
UNIT TYPE NET AREA {UNIT COUNT % TOTAL AREA || UNIT TYPE HET AREA |UMIT COURT = TOTAL AREA
18R 184 700 SF 100 70% 71,760 SF 18R iBA +£700 SF 58 547, 42,983 SF
2BR 1BA 1900 SF 15 10% 14,000 ST 2BR 1BA £300 SF 26 235 23,396 SF
2BR 284 110087 2% 207 24000 SF 2BR 28A 111005F 26 3% 29.894 SF
TOTALS 140 100% 109,760 SF || TOTALS 10 100% 96,273 SF
UNITS AYERAGE NET SF 784 SF UNITS AVERAGE NET SF 875 Sf
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